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1 . 2  Project  Description
Chr ysal is  Creek provides  40 affordable  housing 
units  for  ver y  low- and low-income famil ies 
in  Templeton,  Cal i fornia.  A chr ysal is  refers  to 
the third  stage of  grow th,  where a  caterpi l lar 
metamorphose into a  butterf ly.  The project 
name represents  the transformative  stage in 
l i fe  for  famil ies  grow in  strength,  independence, 
and stabi l i ty.  Chr ysal is  Creek is  the place where 
famil ies  wi l l  thr ive  and be wel l  supported with 
resources  for  success.
Chr ysal is  Creek is  a  col laborat ive  effort  between 
architecture,  planning and business  administrat ion 
students  from Cal  Poly.  The Cal  Poly  team is 
working with Peoples ’  Self-Help Housing as  the 
development partner.  Peoples ’  Self-Help Housing 
is  a  non-prof it  organizat ion working to  provide 
affordable  housing opportunit ies  and ser v ices  to 
strengthen communit ies  on the Central  Coast  of 
Cal i fornia.
1 .3  Project  Objectiv es
Chr ysal is  Creek seeks  to  provide affordable  housing opportunit ies  and a  safe  place 
where famil ies  can cal l  home.  The project  a ims to demonstrate  a  sustainable  des ign 
in  a  f inancial ly  feas ible  way and to incorporate  inclus ive  community  engagement 
with stakeholders  from the beginning to  the end. 
The Bank of  America  Merr i l l  Lynch Low-Income Housing Chal lenge is  an annual 
competit ion open to undergraduate and graduate students  from univers it ies  al l  over 
the countr y.  Each student  team is  required to  ident if y  a  s ite ,  work with a  developer 
and community  partners  to  compose a  low income housing proposal  suitable  in  the 
current  economic condit ions.  This  year 's  Cal  Poly  team consisted of  students  from, 
f inance,  real  estate  development,  architecture,  and urban planning d isc ipl ines.  The 
2019 Housing Chal lenge included a  regional  oral  presentat ion held  in  Los  Angeles 
and a  f inal  mult imedia  presentat ion in  San Francisco.  The judging panel  included 
affordable  housing developers ,  f inancial  partners ,  and architects .  E leven univers it ies 
part ic ipated this  year  and the Cal  Poly  team was one of  f ive  nat ional  f inal ists! 
The fol lowing sect ions provides  a  br ief  narrat ive  of  Cal  Poly 's  2019 Bank of  America 
proposal ,  i ts  object ives  and relevance to  planning.  Chapter  2  further  explores  the 
project  s ite ,  research resources,  important  project  takeaways.  The f inal  project 
proposal  is  attached in  Appendix  B. 
Figure  1 . 2 .1 :  Render  of  hal lw ay 
1 .1  Bank of  America Merr i l l  Lynch Low -Income Housing Chal lenge
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1 .4  Relev ance to Planning
San Luis  Obispo County  is  ranked the f i fth  least  affordable  housing market  in 
the nat ion by  USA Today (Suneson,  2019) .  In  Templeton,  the area median income 
(AMI)  is  $ 76,000 but  45 percent  of  households  make less  than 80 percent  AMI. 
This  shows that  a  s ignif icant  amount of  the Templeton populat ion are  low-income 
res idents.  While  the median value of  a  owner  occupied unit  is  $472,000,  56 
percent  of  renters  are  spending more than 30 percent  of  their  income on housing. 
30 percent  is  the standard benchmark used to measure  rental  burden.  Res idents 
in  Templeton are  cost-burdened and also not  earning enough to afford the median 
pr iced home.  Furthermore,  a  low rental  vacanc y rate  of  3 .6  percent  and a  l imited 
amount of  ex ist ing affordable  housing have al l  led to  a  huge housing affordabi l i ty 
cr is is  in  Templeton.
Figure  1 .4.1 :  Project  Proce ss 
Affordable  housing projects  l ike  Chr ysal is  Creek need publ ic  input  and 
engagement.  The importance of  publ ic  outreach is  for  the team to gain  a  better 
understanding of  community  needs.  Al l  community  feedback received is  crucial 
for  the project  team to acknowledge and consider  in  order  to  create  a  suitable 
l iv ing environment for  the Templeton community.  To begin,  stakeholders  and 
inf luent ial  organizat ions in  the Templeton were ident if ied.  Then the team act ively 
reached out  to  these stakeholder  groups through emails ,  phone cal ls  and held 
var ious in  person meetings.  
1 .5  Communit y  Outreach & Partners
Challenges to  the affordable  housing proposal 
process  includes navigat ing through regulator y 
requirements,  def in ing a  target  market,  sat isf y ing 
f inancial  costs ,  and fac ing publ ic  opposit ion. 
To combat these chal lenges and ensure  for  a 
successful  project  process,  a  project  process 
plan was developed.  Shown in  F igure  1 .4.1 ,  th is 
plan ident if ies  the var ious stages  of  planning 
work necessar y  to  complete  the project .  These 
stages  includes interpret ing the s ite  zoning 
and regulator y  context,  ident if y ing a  specif ic 
populat ion to  ser ve  and examining the housing 
market  condit ions.  Addit ional ly,  connect ing with 
community  organizat ions,  establ ishing partnerships 
and engaging in  outreach are  ongoing elements 
throughout the project  process.  Discussed in  the 
next  sect ion,  conduct ing outreach at  al l  levels 
of  the project  process  and receiv ing community 
support  have great  inf luence on the success  of 
affordable  housing projects  l ike  Chr ysal is  Creek.
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The support  of  the Templeton community  and these local  organizat ions is  key  to 
a  successful  project  outcomes.  These four  organizat ions and more have expressed 
their  commitment to  Chr ysal is  Creek with letters  of  supports  as  shown in 
Appendix  3  of  the Chr ysal is  Creek proposal .  In  the next  chapter,  the methods used 
for  research and s ite  analys is  are  examined in  further  detai l .
Peoples'  Self-Help Housing (PSHH) has development 
and community  engagement exper ience in  the Templeton 
community.  Developed by  PSHH,  Rol l ing Hi l ls  Apartments 
and Rol l ing Hi l ls  I I  are  two affordable  housing developments 
adjacent  to  the project  s ite .  As  an exper ienced developer,  PSHH 
provided background ins ight  on the Templeton community, 
market  needs and guided the development d irect ion of  Chr ysal is 
Creek.
Family  Care  Net w ork (F CN) i s  a  community  based organizat ion 
that  works  extensively  with famil ies  in  San Luis  Obispo County. 
FCN provides  c l in ical  and support ive  ser v ices  to  famil ies  with a 
goal  to  enhance their  wel lbeing and foster  self-suff ic ient  fam-
i l ies .  At  FCN,  the team became more aware about  the ser ious 
chal lenges of  housing affordabi l i ty  in  Templeton community. 
Their  inspir ing success  stor ies  and commitment to  chi ldren and 
famil ies  has  helped shape the Chr ysal is  Creek project  to  ser ve 
these cr it ical  famil ies  in  need.
Count y of  San Luis  Obisp o Department of  Social  Ser vices 
introduced support ive  resources  and ser v ices  for  famil ies  such 
as  the CalWORKs program.  CalWORKs provides  cash a id  and 
ass istance to  el ig ible  famil ies  with chi ldren.  The Department 
of  Planning and Bui lding helped outl ine  the s ite  and regulator y 
process.
Templeton Area Advisor y  Group ( TAAG )  i s  an elected local 
c it izen board who represent  the voices  of  the Templeton 
community.  TA AG were ver y  excited about  the proposal  for 
addit ional  affordable  housing to  Templeton and appreciated 
the project 's  considerat ions of  family-and chi ldren or iented 
Through continuous contact  with each organizat ion,  the Cal  Poly  team received 
valuable  information on exist ing community  resources,  demographic  stat ist ics  
and addit ional  contacts  that  could provide further  ass istance in  the project .  The 
fol lowing organizat ions were the most  inf luent ial  to  Chr ysal is  Creek: 
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2 . 2  Project  Site
2 .1  Research
Templeton is  an unincorporated area in  San Luis  Obispo County  and it  fal ls  under 
the jur isdict ion of  San Luis  Obispo County  regulat ions.  The f i rst  step was to 
gather  and rev iew documents  specif ic  to  the Templeton community  and then look 
into the San Luis  Obispo County  Code. 
The two exist ing plans that  guide development in  Templeton are  the Templeton 
Community  Plan and Templeton Community  Design Plan.  The Templeton 
Community  Plan establ ishes  a  land use and transportat ion v is ion for  Templeton. 
I t  was adopted in  Januar y  2014 as  part  of  the Land Use and Circulat ion Element of 
the San Luis  Obispo County  General  Plan.  However,  the plan content  has  not  been 
updated s ince 1996.  Adopted in  1980 and last  updated in  2002,  the Templeton 
Community  Design plan establ ishes  development and design guidel ines.  S ince 
both of  the contents  of  these documents  were written more than a  decade ago, 
the plans may not  be the most  appl icable  to  the current  condit ions of  Templeton 
and the County.  The most  current  ordinance for  reference is  San Luis  Obispo 
County  Code,  Tit le  22 ,  Land Use Ordinance.  Last  updated in  Apr i l  2019,  the Land 
Use Ordinance indicates  the s ite  planning ,  des ign standards,  a l lowable  land uses 
and permit  requirements.
Chr ysal is  Creek is  located in  Templeton,  Cal i fornia.  As  seen in  F igure  2 . 2 .1 , 
Templeton is  located in  the North County  planning area between Paso Robles  and 
Atascadero. 
Figure  2 . 2 .1 :  Regional  Locat ion Map
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Located at  246 Bennett  Way,  the project  s ite  is  adjacent  to  U.S.  Highway 101  and 
s ituated at  the central  part  of  the c ity.  F igure  2 . 2 . 2  shows the project  locat ion 
and F igure  2 . 2 .3  provides  a  c loser  look at  the project  s ite . 
Figure  2 . 2 . 2 :  Project  Locat ion Map
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Figure  2 .3 . 2 :  Ex ist ing s ite  condit ions  take 
on Bennett  Way and looking to  the  south, 
by  N.  Johnston,  2019.
F igure  2 .3 .1 :  Ex ist ing s ite  condit ions  taken at 
the  center  of  the  s ite  and looking to  the  w e st , 
by  N.  Johnston,  2019. 
In  order  for  the team to further  examine and get  a  better  understanding of  the 
project  locat ion,  mult iple  f ie ld  v is its  to  Templeton were conducted.  F igure  2 .3 .1  and 
F igure  2 .3 . 2  are  images taken dur ing the f ie ld  v is its  and i l lustrates  the exist ing s ite 
condit ions.  Fol lowing the v is its ,  the team was more informed about  the locat ion 
and was able  to  gauge the proximity  of  the s ite  to  i ts  surrounding developments. 
This  was important  in  d irect ing the s ite  des ign and determining the placement of 
res ident ial  amenit ies  and ser v ices.
2 .3  F ie ld  & Site  Vis its
2 .4  Project  Takeaw ays
While  Chr ysal is  Creek presents  a  creat ive  approach to the issue of  housing 
affordabi l i ty,  i t  is  not  the s ingle  solut ion to  al l  affordable  housing issues  in 
Templeton and the County.  This  project  merely  ser ves  as  a  v is ion and plan for 
addit ional  affordable  housing.  The approval ,  adoption,  and implementat ion of  the 
plan is  required in  order  for  these v is ions to  become real ity. 
This  project  was created through an interdisc ipl inar y  team.  The Cal  Poly  team 
proved to be strong in  overcoming al l  the communicat ion,  organizat ional 
issues  and differences  in  d isc ipl inar y  procedures.  Despite  the chal lenges of 
interdisc ipl inar y  col laborat ion,  th is  process  gave me the opportunity  to  ask 
quest ions,  explore  and learn from other  f ie lds  of  work.  I t  has  taught  me how to be 
an effect ive  communicator  and leader  in  bui ld ing br idges  and cohesiveness  among 
an interdisc ipl inar y  student  team.  I  greatly  recommend interdisc ipl inar y  studies  at 
an Undergraduate level  because i t  teaches students  valuable  cr it ical  th inking and 
col laborat ive  sk i l ls .  Interdisc ipl inar y  studies  encourages meaningful  learning and 
provides  the opportunity  for  d i fferent  people  to  connect  and tackle  issues  together 
that  def y  the bounds of  one disc ipl ine. 
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The f inal  proposal  is  attached in  the next  page. 
Chr ysal is  Creek Prop osal
California Poly technic  State Universit y  San Luis  Obispo 
Bank of  America Merri l l  Lynch Low-Income Housing Challenge 2019
In collaboration with Peoples'  Self  Help Housing
AFF ORDABLE FAMILY HOUSING IN TEMPLETON, C ALIF ORNIA
C H R Y S A L I S
C R E E K
2 C H R Y S A L I S  C R E E K
The 2019 Bank of  America  Merr i l l  Lynch Low Income Housing Chal lenge is  an 
amazing opportunity  for  our  Cal  Poly  San Luis  Obispo team to work interdisc ipl inar y 
and col laborat ively  between students  of  d i fferent  d ic ipl ines-  Architecture,  C ity 
& Regional  Planning ,  Business  F inance,  Construct ion Management,  and Civ i l 
Engineer ing.  We truly  embody the Cal  Poly  motto of  “Learn By  Doing ”  and have 
created the Chr ysal is  Creek project  which provides  for  safe  and inclus ionar y  housing 
for  low-income famil ies  in  Templeton,  Cal i fornia.
Execut ive  Vice  Pres ident  + CFO,  Peoples '  Self-Help Housing
Assistant  Professor  of  F inance,  Cal  Poly  San Luis  Obispo
Architecture  Faculty  Lecturer,  Cal  Poly  San Luis  Obispo
Director  of  Real  Estate  Educat ion In it iat ives,  Cal  Poly  San Luis  Obispo
Program Review Special ist ,  County  of  San Luis  Obispo 
Housing Support  Program Manager,  Family  Care  Network,  INC.
Property  Management Special ist ,  Family  Care  Network,  INC.
Execut ive  Director,  Housing Author ity  of  San Luis  Obispo
Planner,  P lanning & Bui ld ing ,  County  of  San Luis  Obispo
City  & Regional  Planning Major  Lecturer,  Cal  Poly  San Luis  Obispo
County of  San Luis  Obispo Planning Commission
Dean of  Col lege of  Architecture  and Environmental  Design 
Cal  Poly  San Luis  Obispo
Delegate,  Templeton Area Advisor y  Group ( TA AG )
K e n n e t h  T r i g u e r o
B r y a n  S h i e l d s
P r a t i s h  P a t e l
J o h n  D a y
J o a n n a  B a l s a m o - L i l i e n
K e l l y  U n d e r w o o d
J e s s i c a  G a r n e r
S c o t t  S m i t h
M a t t  L e a l
M i c h a e l  M u l t a r i
C h r i s t i n e 
T h e o d o r o p o u l o s 
C h r i s t o p h e r  C o b e y
A C K N O W L E D G M E N T S
P R O J E C T  C O L L A B O R A T O R S
3 C H R Y S A L I S  C R E E K
CC
Predev elopment /Construction Sources 
San Luis  Obispo County  Trust  Fund:  $1 ,280,625
Community  Development Block Grant:  $500,000
Home Investment Partnership  (HOME ):  $250,000
Construct ion Loan:  $10,660,997
Permanent Sources
Low Income Housing Tax Credits(L IHTC )  9%:  $11 ,543,432
State  Tax Credits :  $1 ,702,565
Cal i fornia  Community  Reinvestment Corporat ion (CCRC ): 
$407,970
SLO County  Housing Trust  Fund:  $ 780,  625
Peoples '  Self  Help Housing
Templeton,  Cal i fornia
2.95 acres
Ver y-low and low-income famil ies ,  at  r isk  of  homelessness
30 two-bedroom units
10 three -bedroom units
Each unit  has  ful l-k itchen with d ishwashers
Shared laundr y  fac i l i t ies
Mult ipurpose Community  Center 
Common mail  room
Recreat ional  area for  chi ldren ages  2-12
Outdoor  exerc ise  structures  and equipment
Bike  tra i l
Community  gardens
Templeton Park,  less  than 1  mile  away
18 months
Approximately  $15  mil l ion
Wetland Restorat ion & Research Area
Designed for  LEED Gold Cert i f icat ion
D E V E L O P E R
L O C A T I O N
P A R C E L  S I Z E
T A R G E T  P O P U L A T I O N
U N I T  M I X
A M E N I T I E S
C O N S T R U C T I O N  P E R I O D
C O N S T R U C T I O N  C O S T
F I N A N C I N G  S O U R C E S
S U S T A I N A B L E  D E S I G N
P R O J E C T  O V E R V I E W
CC C
PROJECT TEAM 
& MISSION
MARKET 
ANALYSIS
CLIENT 
ANALYSIS
03
06
04
DEVELOPER 
CAPACIT Y
02
EXECUTIVE 
SUMMARY
01
COMMUNIT Y 
OUTREACH
05
PROJECT OVERVIEW
HIGHLIGHTS 
PEOPLES'  SELF HELP HOUSING
RECENT PROJECTS IN SLO COUNT Y
CAL POLY TEAM 
MISSION STATEMENT
FAMILY CARE NET WORK
COUNT Y OF SAN LUIS OBISPO
TEMPLETON AREA ADVISORY GROUP 
HOUSING AUTHORIT Y OF SAN LUIS OBISPO
CLIENT SCOPE
NEEDS ANALYSIS
DEMOGR APHICS
HOUSING MARKET ASSESSMENT
LOW INCOME HOUSING NEEDS
AFFORDABLE HOUSING STOCK
5
8
9
10
11
12
SITE CONTEXT07 PROJECT SITE LOCATIONSITE CONDITIONS
ADJACENT L AND USES
ADJACENT AMENITIES
14
C O N T E N T S
C H R Y S A L I S  C R E E K
C CC
5
8
9
10
11
12
14
RESIDENT 
SERVICES
APPENDIX
DEVELOPMENT 
TIMELINE
10
13
11
09
REGUL ATORY 
ANALYSIS
08
PROJECT 
FINANCING
12
ZONING 
DESIGN GUIDELINES
ENVIRONMENTAL CONSIDER ATIONS
PROJECT SITE
PRIVACY AND PROTECTION 
UNIT PL ANS
L ANDSCAPE APPROACH
SITE AMENITIES
OVERVIEW
PREDEVELOPMENT SOURCES
PERMANENT FINANCING
TIMELINE
LEED PROJECT CHECKLIST
FINANCE/ COST ESTIMATES
AT RISK OF HOMELESSNESS DEFINITION
LETTERS OF SUPPORT
16
1 7
25
26
27
32
SITE & DESIGN 
CONCEPT
C O N T E N T S
C H R Y S A L I S  C R E E K
6 C H R Y S A L I S  C R E E K
A chr ysal is  is  the transformative  stage of  grow th 
a  caterpi l lar  undertakes  before  i t  emerges  from 
its  cocoon as  a  butterf ly.  L ike  the chr ysal is , 
th is  affordable  housing project  ser ves  as  a 
metamorphosing step in  the process  to  upl i ft  cost-
burdened famil ies .  While  the standard affordable 
housing benchmark is  30%, according to  the 
US Census,  over  50% of  renters  in  Templeton, 
Cal i fornia  are  spending more than 30% of  their 
income on housing.  About 45% of  total  households 
in  Templeton are  making less  than 80% of  the 
annual  median income (AMI) .  The combinat ion 
of  h igh rent  pr ices  and many low income earners 
overpaying for  housing leads to  a  huge housing 
affordabi l i ty  cr is is  in  Templeton.  This  over whelming 
issue of  affordabi l i ty  dr ives  many to look for 
opportunit ies  elsewhere or  in  some cases, 
homelessness.
Chr ysal is  Creek is  a  40 unit  affordable  and 
community-or iented l iv ing environment designed 
for  famil ies  to  thr ive  in  Templeton.  Housing and 
shelter  is  fundamental  to  our  wel lbeing and 
ever yone deser ves  the opportunity  to  bui ld  a  better 
future.  Our  hope is  that  Chr ysal is  Creek leads 
struggl ing famil ies  on a  journey of  change for 
healthier  and better  qual ity  of  l i fe .  New beginnings 
and excit ing t imes are  ahead and we are  humbled 
to help  struggl ing famil ies  emerge stronger  and 
redef ine their  future.
C H R Y S A L I S  C R E E K  P R O J E C T  G O A L S
•  Act ively  col laborate  and engage with local  and 
community  organizat ions to  address  crucial 
housing needs and concerns  within  Templeton
• Cult ivate  a  community  or iented environment 
that  ref lects  the qual ity  and housing needs in 
Templeton
• Establ ish a  f inancial ly  stable,  sustainable  and 
integrated housing foster ing opportunit ies  for 
long-term wellness  in  the Templeton community
01E X E C U T I V E  S U M M A R Y
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U N I T  D E S I G N
40 Affordable  family  rental  units
(target ing 30%-60% AMI) 
30 two-bedroom units  @ 850 sq.ft 
•   10  units  30% AMI
•   19  units  60%AMI
•   1  unit   Manager 's  unit
10 three -bedroom units  @ 1050 sq.ft
 
•   4  units  30% AMI
•   6  units  60% AMI
C O M M U N I T Y  S P A C E S
4,500 square  feet  of  total  indoor 
communal  spaces
•  Mult i-funct ional  Community  Center 
(mai l  room, game areas,  daycare, 
event  host ing ,  etc .  )
Outdoor  communal  spaces
•  Chi ldren's  playground
• Outdoor  recreat ional  and exerc ise 
structures
•  Community  gardens
•  B ike  tra i l
F I N A N C I N G  S T R U C T U R E 
The combinat ion of  the fol lowing 
f inancial  sources  at  the development and 
operat ing stages  projects  a  f inancial ly 
feas ible  and economical ly  v iable  project :
•  San Luis  Obispo County  Housing Trust 
Fund
• Community  Development Block Grant
•  Construct ion Loan
• Home Investment Partnership  (HOME )
•  9% Low Income Housing Tax Credits 
(L IHTC )
•  State  Tax Credits
•  Cal i fornia  Community  Reinvestment 
Corporat ion (CCRC )
L O C A T I O N
246 Bennett  Way,  Templeton CA
S I T E  A C R E A G E
2.95 acres
T A R G E T  P O P U L A T I O N : 
Ver y-low and low-income famil ies ,
at  r isk  of  homelessness
01E X E C U T I V E  S U M M A R Y
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Kenneth Trigueiro  i s  the Execut ive  Vice  Pres ident  and Chief 
F inancial  Off icer  at  PSHH.  S ince 2005,  Tr igueiro  has  worked 
on numerous rental  housing acquis it ions,  development, 
f inancing and construct ion.  Tr iguer io  has  been an essent ial 
partner  in  continuous col laborat ion with our  team in  our 
efforts  for  Chr ysal is  Creek.
R o l l i n g  H i l l s  I I  * N e x t  t o  p r o j e c t  s i t e *
Roll ing Hi l ls  I I  brought  30 addit ional  one to  three 
bedrooms rental  units  to  the exist ing Rol l ing Hi l ls 
Apartments  at  999 Las  Tablas  Road in  Templeton. 
The complex includes four  ADA-access ible 
apartments  and adaptable  f i rst-f loor  units  for 
al l  units .  This  two-acre  development ser ves 
households  that  earn up to  60% AMI and includes 
laundr y  fac i l i t ies ,  barbecue and playground areas.
J u d s o n  T e r r a c e  L o d g e
Judson Terrace Lodge at  3042 Augusta St .  is  an 
affordable  housing development with green 
bui ld ing technolog y and community  aspects 
including decreased water  consumption,  low-
flow toi lets ,  and the blue -bin  rec ycl ing program. 
Community  amenit ies  include an exerc ise  spa room, 
outdoor  pat io,  l ibrar y,  telev is ion,  and large rooms 
for  events.
C a n y o n  C r e e k  A p a r t m e n t s
The Canyon Creek apartments  at  400 Oak Hi l l  Road 
in  Paso Robles  includes 9  one stor y  bui ld ings  of 
affordable  housing with central  heat ing and a ir 
condit ioning ,  on s ite  laundr y,  large community 
areas.  I t  is  walk ing d istance to  school  and to Wal-
Mart /Albertsons.  With 68 avai lable  apartments, 
50% of  them do not  exceed the AMI.
Kenneth Trigueiro
Founded in  1970,  the miss ion of  Peoples ’ 
Self-Help Housing (PSHH) is  to  provide 
affordable  housing and programs leading to 
self-suff ic ienc y  for  low-income famil ies ,
other  special  needs groups on Cal i fornia’s
seniors ,  and
  Central  Coast.
R E C E N T  P R O J E C T S  I N  S L O  C O U N T Y
02D E V E L O P E R  C A P A C I T Y
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We are  committed to creat ing safe  and affordable  l iv ing environments  that  accommo-
dates  the needs of  famil ies  in  the Templeton community.  Our  strong interdisc ipl inar y 
team dynamic  presents  unique perspect ives,  innovat ive  solut ions and a  dynamic  work 
environment for  the development of  affordable  housing.  Through the col lect ion of  two 
and three bedroom units ,  family-or iented and v ibrant  community  spaces,  Chr ysal is 
Creek is  designed to be a  place of  opportunities  for  famil ies  to grow together  and 
strengthen their  qualit y  of  l i fe. 
4th year  Architecture  Major,  has  interests  in  interests  in  community 
engagement design,  product ive  architecture  and sustainabi l i ty
4th year  Architecture  Major,  has  interests  in  sustainabi l i ty,  affordable 
housing ,  b iomimicr y,  de -fabr icat ion,  and parametr ic  des ign
4th year  Architecture  Major,  has  interests  in  res ident ial  housing ,  para-
metr ic  architecture  and sustainable  des ign
4th year  Business  Administrat ion with Concentrat ion in  F inance,  Minor 
in  Real  Property  Development,  has  interests  in  development and creat ive 
f inancing 
3rd year  City  & Regional  Planning Major,  Minor  in  Construct ion Manage -
ment and Real  Property  Development,  has  interests  in  community, 
economic and internat ional  development
4th year  Business  Administrat ion Major  with a  Concentrat ion in  Real 
Estate  F inance,  has  interests  in  law,  development and prefab construct ion
4th year  City  & Regional  Planning Major,  has  interests  in  community 
development,  affordable  housing and social  just ice  pol ic y
4th year  City  & Regional  Planning Major,  has  interests  in  transportat ion 
planning ,  urban design,  and affordable  housing
Liam Hanlon
Amin Shah
Vihang Kale
Ethan Rot
Iv y Zhao
Christian Montoya
Nick Johnston
Cornelis  De Nysschen
CAL P OLY TEAM
FRONT ROW LEFT TO RIGHT
BACK ROW LEFT TO RIGHT
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Across  the United States  and San Luis 
Obispo County,  we are  seeing r is ing median 
housing costs  whi le  median renter  incomes 
remain relat ively  stagnant.  Nearly  56.6% of 
al l  renters  in  Templeton,  Cal i fornia  are  rent-
burdened,  which means they spend more 
than 30% of  their  income on rent  alone. 
In  Templeton and the State  of  Cal i fornia , 
these housing costs  are  exacerbated by  the 
l imited supply  of  housing opt ions many 
low-income and ver y  low-income famil ies 
seek for  stabi l i ty  and progress.  High rent 
pr ices  and low vacanc y rates  in  Templeton 
make it  extremely  d iff icult  for  our  c l ients ’ 
abi l i ty  to  provide homes for  their  famil ies . 
Our  project ,  Chr ysal is  Creek,  is  des igned 
to meet  the meet  the needs of  struggl ing 
local  famil ies ,  provide opportunit ies  for 
grow th and improve qual ity  of  l i fe  dur ing a 
chal lenging per iod. 
Low income famil ies  are  def ined as 
households  that  make less  than $66,550.  Ver y 
low income famil ies  are  def ined as  households 
that  makes less  than $41 ,600.  The Cal i fornia 
Department of  Housing and Community 
Development (HCD) separates  income groups 
based on County  Area Median Income (AMI) 
and number  of  persons in  households.  In  this 
case,  we used a  number  of  four  persons per 
household to  determine these income l imits .
Chr ysal is  Creek offers  thirty-nine rent-
restr icted units  to  famil ies  at  a  pr ice  that 
is  lower  than market  value rent.  Chr ysal is 
Creek is  a lso planned to be cert i f ied LEED 
Gold status,  which would improve resource 
eff ic ienc y  and reduce ut i l i ty  costs  for  our 
c l ients.
This  port ion covers  the needs of  our  c l ients , 
specif ical ly  low-income and ver y  low-income 
famil ies  at  r isk  of  homelessness. 
Affordabi l it y
High housing costs  are  a  s ignif icant  barr ier 
many of  our  c l ients  exper ience when 
seeking to  f ind a  home.  Most  decide to  rent 
apartments  because buying a  home is  not 
feas ible  at  the moment with the local  market 
in  Templeton,  detai led in  Chapter  6  Market 
Analys is . 
Family -Oriented On-Site  Amenities
Our project  maintains  a  number  of  on-s ite 
family-or iented amenit ies  that  includes 
a  recreat ional  play  area for  chi ldren ages 
2-12 ,  community  gardens,  and a  b ike  tra i l . 
A  community  center  is  located central ly  on 
s ite  with mult i-funct ional  spaces  for  game 
areas,  mai l  ser v ices  and potential  uses 
for  educat ional  job tra in ing and chi ldcare 
purposes.  Chr ysal is  Creek offers  these 
on-s ite  amenit ies  to  improve our  c l ients ’ 
exper iences  through basic  necess it ies  and 
opportunit ies  for  le isure. 
School  Fr iendly  Area
Schools  plays  an essent ial  role  for  famil ies 
by  provid ing a  number  of  resources  such as 
educat ional  opportunit ies ,  extracurr icular 
act iv it ies ,  and community  events.  Our  s ite 
is  located within  a  half  mile  of  two schools : 
one elementar y  school  and one K-8 school . 
This  makes our  s ite  wel l  suited for  famil ies 
with young chi ldren who would be able  to 
walk  to  school  ever y  day. 
Public  Transit  Benefits
Across  from our  s ite  is  the Las  Tablas  Park 
and Ride bus stop,  which maintains  access 
to  Route 9  of  the Regional  Transit  Author ity 
(RTA).  Route 9  al lows r iders  to  travel 
northbound and southbound v ia  Highway 101 
to  areas  with higher  job concentrat ions such 
as  San Luis  Obispo (South)  and Paso Robles 
(North) .  Access  to  a  bus  stop provides  our 
c l ients  alternat ives  to  dr iv ing ,  where  some 
famil ies  may have only  one car  or  none due 
to  f inancial  costs  associated with possess ing 
a  car. 
C L I E N T  S C O P E
N E E D S  A N A L Y S I S
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Family  Care  Network (FCN) is  a  local 
organizat ion that  ass ist  famil ies  with 
housing placement through the Br inging 
Famil ies  Home Program (BFH) & Housing 
Support  Program (HSP) .  BFH ass ists  parents 
who have exper ienced homelessness  and 
are  involved with Chi ld  Welfare  Ser v ices 
(CWS) to  obtain  housing.  The percentage 
of  c l ient  referrals  that  came from North 
County  Department of  Social  Ser v ices 
Off ices  in  201 7-18  were 65%. Dur ing 201 7-18, 
CalWORKs received 50 referrals  and housed 
31  famil ies  through BFH. 
HSP ass ists  famil ies  who are  receiv ing 
CalWORKs benef its  and are  exper iencing 
homelessness.  Dur ing F Y 201 7-2018,  HSP 
received 212  referral  and a  total  of  63 
famil ies  was housed.  An average of  50% of 
HSP/BFH referrals  came from famil ies  that 
l ive  somewhere from Santa Margar ita  to  San 
Miguel .  Bui ld ing more affordable  and low 
income housing in  this  region would al low 
famil ies  to  stay  c loser  to  their  ident if ied 
communit ies  and support  systems. 
“We all come to points in 
our lives when we need our 
Templeton Area Advisor y  Group ( TA AG ) is  a 
community  advisor y  counci l  that  represents 
community  v iews within  Templeton.  We have 
been in  continuous communicat ion with TA AG 
and they have expressed their  enthusiasm and 
support  of  Chr ysal is  Creek and assured they 
would recommend to the County  that  i t  be 
approved.
“The income and cost of living disparity 
in SLO County is shocking, and in reality, 
most people are just trying to get by.” 
(FNC Client)
Throughout the project  development 
process,  our  team has held  meetings  and 
dig ital  d ialogues with the County  of  San Luis 
Obispo planning staff  and Commissioner 
Michael  Multar i .  The County  was able  to 
interpret  local  regulat ions and helped advise 
on the feas ib i l i ty  of  the project .  The County 
of  San Luis  Obispo supports  the project 
proposal  and offered favorable  outlook to 
the implementat ion of  the much needed 
affordable  housing units .
The Housing Author ity  of  San Luis  Obispo 
(HASLO) is  committed to bui ld ing and 
maintaining affordable  housing for  c it izens 
in  our  community.  Our  team was in  contact 
with Scott  Smith,  the Execut ive  Director, 
who provided valuable  information about  the 
current  state  of  sect ion 8  avai labi l i ty  in  the 
County  of  San Luis  Obispo.  This  meeting with 
HASLO was educat ional  because i t  a ided our 
unit  AMI target  select ion based upon the news 
that  project  based Sect ion 8  vouchers  are  ful ly 
exhausted in  the County.
community to help pick us back up when 
we’re down so I’m thankful to feel more 
connected to the Central Coast through the 
Housing Support Program.” (FCN Client)
F I G U R E  5 . 1 :  F C N  &  C A L W O R K S  M E E T I N G
F A M I L Y  C A R E  N E T W O R K  &  C A L W O R K S
T E M P L E T O N  A R E A  A D V I S O R Y  G R O U P
C O U N T Y  O F  S A N  L U I S  O B I S P O
H A S L O
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San Luis  Obispo County  Consol idated Plan 
2015-2019 is  the guiding document for  the 
County ’s  community  development and 
affordable  housing needs.  A major  County 
wide goal  is  to  increase the affordable 
housing stock and fund the development of 
new and rehabi l i tated rental  housing units 
for  ver y- low to moderate - income persons 
and famil ies . 
F I G U R E  6 . 1 :  D E M O G R A P H I C S  B Y  R E G I O N
In  201 7,  the County  of  San Luis  Obispo 
(SLO County)  had an est imated of  280,000 
res idents  that  made up of  105,000 
households.  Templeton is  an unincorporated 
area of  the SLO County  with an est imated 
populat ion of  8 ,000 res idents  and total 
of  2 ,900 households.  F igure  6.1  shows the 
demographics  of  Templeton.  The median 
age of  res idents  in  Templeton of  44.6  years 
is  h igher  than both County  and State. 
Templeton and the County  have s imilar  rac ial 
demographics  of  those being White  (~85%), 
Hispanic  (~22%),  and Asian ( 3 .7 %).  93% of 
the Templeton populat ion is  a  h igh school 
graduate or  h igher.  The median household 
income for  the County  is  nearly  the same 
as  the state  median income of  $67,169. 
Addit ional ly,  Templeton's  median household 
income of  $ 76,002 is  s l ightly  greater  than the 
County  and State. 
Templeton has  low housing vacanc y 
with a  homeowner  vacanc y rate  of  0% 
and rental  vacanc y rate  of  3 .6%.  The 
median value of  an owner  occupied unit 
in  Templeton in  201 7  was $472,200 which 
is  s l ightly  less  than San Luis  Obispo 
County ’s  median value of  $499,880. 
As  i l lustrated in  F igure  6. 2  and 6.3 , 
households  in  Templeton and SLO County 
are  cost-burdened with income levels 
lagging behind housing costs .
41
116 93
263
1252
314 159
111
222
252
Less than $20,000 $20,000 to $34,999 $35,000 to $49,999 $50,000 to $74,999 $75,000 or more
Households paying <30% Households paying >30%
D E M O G R A P H I C S
H O U S I N G  M A R K E T  A S S E S S M E N T
SOURCE:  U.S.  Census Bureau,  2013-201 7  American Community  Sur vey  5-Year 
Est imates
SOURCE:  U.S.  Census Bureau,  2013-201 7  American Community  Sur vey 
5-Year  Est imates
F I G U R E  6 . 2 :  C O S T  O F  B U R D E N E D 
R E N T A L  H O U S E H O L D S  B Y  I N C O M E 
G R O U P  I N  T E M P L E T O N
1,512 3,027
4,808
10,818
40,051
11,117 9,065
7,161
7,468
6,981
Less than $20,000 $20,000 to $34,999 $35,000 to $49,999 $50,000 to $74,999 $75,000 or more
Households paying <30% Households paying >30%
F I G U R E  6 . 3 :  C O S T  O F  B U R D E N E D 
R E N T A L  H O U S E H O L D S  B Y  I N C O M E 
G R O U P  I N  S L O  C O U N T Y
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The County  of  San Luis  Obispo encourages 
affordable  mult i-family  res ident ial 
projects  in  order  to  meet  the Regional 
Housing Needs Assessment (RHNA) 
demand.  The Regional  Housing Needs Plan 
(RHNP)  outl ines  the framework to  provide 
a  fa ir  d istr ibut ion of  housing among the 
County  and meet  the County  housing 
goals .  RHNP have ass igned 1 ,347  new 
housing units  for  the unincorporated areas 
of  the County.  F igure  6.5  indicates  the 
number  of  units  and percent  d istr ibuted 
per  income categor y. 
0 6  M A R K E T  A N A L Y S I S  [ P A G E  2  O F  2 ]
San Luis  Obispo County  is  the f i fth  least 
affordable  County  in  the United States, 
which has  ser ious  impl icat ions about  the 
need to continue efforts  to  bui ld  more 
affordable  housing.  The Regional  Housing 
Needs Plan(RHNP)  in  2013  expla ins  that 
the County  market  housing demand for 
ver y  low,  low and moderate  ranges far 
exceeds the supply. 
The County  of  San Luis  Obispo has 
ident if ied the fac i l i tat ion of  low-income 
housing development as  one of  i ts 
pr ior it ies .  Templeton res idents  make an 
annual  median income of  $ 76,000,  with 
approximately  45% of  total  households 
making less  than 80% AMI.  A s ignif icant 
number  of  households  in  Templeton 
fal l  under  the three income thresholds 
def ined by  the US Department of  Housing 
and Urban Development for  housing 
ass istance as  seen in  F igure  6.4. 
56.6 % of renters
Spent more than 30% 
of  income for  housing 
$
There are  currently  s ix  low income housing 
apartment complexes  (F igure  6.6 )  which 
contains  approximately  298 affordable  units 
for  rent  in  Templeton,  Cal i fornia.  With a 
small  amount of  ex ist ing affordable  housing 
stock,  there  is  st i l l  addit ional  capacity  to 
accommodate affordable  housing and address 
the County  housing needs in  Templeton.
Income Category Number of New Units Percent
Very Low 336 25
Low 211 15.7
Moderate 237 17.6
Above Moderate 563 41.8
Total 1,347 100
477
441
485
Extremely Low-Income (0-30% AMI) Very- Low Income (30-50% AMI) Low Income (50-80% AMI)
L O W  I N C O M E  H O U S I N G  N E E D S
A F F O R D A B L E  H O U S I N G  S T O C K
F I G U R E  6 . 6 :  E X I S T I N G  A F F O R D A B L E 
H O U S I N G  D E V E L O P M E N T S  I N  T E M P L E T O N
SOURCE:  County  of  San Luis  Obispo Housing Element 2014 -2019
Total units
Terebinth Single Family Homes 33
Templeton Place 29
Villa Paseo Senior Residences 110
Serenity Hills Family Apartments 43
Rolling Hills Apartments 53
Rolling Hills II 30
F I G U R E  6 . 5 :  U N I N C O R P O R A T E D  C O U N T Y 
S H A R E  O F  H O U S I N G  N E E D S ,  2 0 1 4 - 1 9
SOURCE:  County  of  San Luis  Obispo Housing Element 2014 -2019
F I G U R E  6 . 4 :  H O U S E H O L D S  I N 
T E M P L E T O N  B E T W E E N  0 - 8 0 %  A M I
SOURCE:  U.S.  Census Bureau,  2013-201 7  American Community  Sur vey 
5-Year  Est imates
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The project  s ite  is  located in 
Templeton,  Cal i fornia.  Templeton is  an 
unincorporated community  and Census-
designated place located between Paso 
Robles  and Atascadero.  The community 
is  approximately  7.76 square  miles 
along U.S.  Highway 101  and State  Route 
46.  Templeton is  a  rural ,  agr icultural 
town,  consist ing of  v ineyards,  winer y 
and ranching businesses.  With highly 
rated pubic  and pr ivate  schools  and a 
comfortable  Mediterranean cl imate, 
Templeton is  the perfect  place to  start  a 
family.
F I G U R E  7 . 3 :  T E M P L E T O N  L A N D  U S E  M A P
Located at  246 Bennett  Way and adjacent 
to  U.S.  Highway 101 ,  the project  s ite  is 
currently  undeveloped,  vacant  land and 
under  the ownership  of  Peoples '  Self  Help 
Housing.
The project  s ite  is  surrounded by  mainly 
res ident ial  and commercial  uses. 
North:   Res ident ial  S ingle -Family
South:   Res ident ial  Suburban
East:    Commercial  Retai l
West:   Res ident ial  Mult i -Family
  Off ice  Profess ional
SITE LOCATION
The immediate  surroundings to  the project 
s ite  offer  var ious  amenit ies  to  the future 
famil ies  of  Chr ysal is  Creek.  Templeton Hi l ls 
Chr ist ian School  and Templeton Elementar y 
offer  great  educat ional  opportunit ies . 
Res idents  have transportat ion access  with 
two bus stat ions within  walkable  d istance. 
Templeton Park  and Templeton Community 
pool  ser ves  as  recreat ion spaces  for  al l  ages 
(F igure  7.4) .
F I G U R E  7 . 2 :  E X I S T I N G  S I T E  C O N D I T I O N S
P R O J E C T  S I T E  L O C A T I O N
A D J A C E N T  L A N D  U S E S
S I T E  C O N D I T I O N S
F I G U R E  7 . 1 : 
P R O J E C T  S I T E
07S I T E  C O N T E X T
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To the immediate  north of  the project  s ite 
is  Las  Tablas  Animal  Hospital  and across 
Bennett  Way is  Las  Tablas  Park  & Ride,  a 
transit  and bike  locker  ser v ice  stat ion. 
To the immediate  west  is  Rol l ing Hi l ls 
Apartments  and Rol l ing Hi l ls  I I  which 
are  affordable  housing developments  by 
Peoples '  Self  Help Housing.  Templeton 
Hi l ls  Seventh Day Adventist  Church and 
Templeton Hi l ls  K-8 Chr ist ian School 
are  within  walk ing d istance to  the south 
west.  Located at  Las  Tablas  Road is 
the largest  employer  in  the area,  Twin 
Cit ies  Community  Hospital .  Twin Cit ies 
Community  Hospital  offers  advanced adult 
and pediatr ic ,  maternity,  emergenc y ser v ices 
to  San Luis  Obispo County  and surrounding 
communit ies .  Templeton Park  and 
Templeton Elementar y  School  are  within  0.9 
mile  away,  south east  of  the project  s ite .
0 7  S I T E  C O N T E X T  [ P A G E  2  O F  2 ]
F I G U R E  7 . 4 :  A M E N I T I E S  W I T H I N  0 . 5  &  1  M I L E  R A D I U S  O F  P R O J E C T  S I T E
Las  Tablas  Animal  Hospital
Templeton Gardens Senior  Apartments
Twin Cit ies  Community  Hospital
Route 9  RTA Bus Stat ion
Las Tablas  Park  & Ride
Templeton Park  & Templeton Community  Pool
Rol l ing Hi l ls  Apartments 
Rol l ing Hi l ls  I I
Templeton Hi l ls  Chr ist ian School  (K-8)
Templeton Elementar y  School
Templeton Hi l ls  Seventh Day Adventist  Church
Vineyard Hi l ls  Health Center
Medworks  Medical  Center
Templeton Community  Pool
Radiolog y Diagnost ic  Center
1
2
3
4
5
6
7
8
9
10
11
12
13
14
A D J A C E N T  A M E N I T I E S
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The project  s ite  is  currently  zoned Off ice 
Profess ional  (OP)  within  the San Luis 
Obispo County  zoning guidel ines.  Under 
San Luis  Obispo County  Code,  res ident ial 
uses  on OP parcels  are  al lowed as  a 
pr inc ipal  use  i f  the proposed bui ld ing 
footpr ints  and parking area const itute  less 
than 50 percent  of  the s ite .  This  al lowance 
can be issued through the complet ion of  a 
Condit ional  Use Permit .  The total  project 
bui ld  out  acreage,  including parking ,  is 
0.91  acres  which is  less  than 50 percent 
of  the s ite .  The remainder  of  the s ite  wi l l 
be  des ignated for  open space and outdoor 
community  uses.  After  speaking with 
County  off ic ials ,  we expect  to  obtain  the 
Condit ional  Use Permit .
Under  San Luis  Obispo County  Code, 
al lowable  density  ( low,  medium,  h igh)  is 
determined through an intensity  factor 
consider ing road access,  sewer  ser v ice,  and 
distance from the central  business  d istr ict 
(CBD).  Shown in  F igure  8.1  and 8. 2 ,  the 
proposed project  fal ls  under  the medium 
intensity  level .  The medium intensity  level 
a l lows for  a  maximum density  of  26 units 
per  acre.  The maximum floor  area rat io  is 
48 percent  and the minimum open area is 
45  percent.
Chr ysal is  Creek is  on track to  be LEED Gold 
cert i f ied.  After  speaking with the County,  the 
expected CEQA in it ial  study should result 
in  a  mit igated negat ive  declarat ion (MND). 
With the conclus ion of  LEED environmental 
mit igat ion measures  and a  MND,  this  project 
wi l l  not  be required to  perform the costly 
and t ime - consuming environmental  impact 
report . 
The Templeton Community  Plan guides  the 
architectural  bui ld ing and design development 
of  the project  s ite .  The community  plan 
ident if ies  that  new development in  the 
Templeton area should be wel l  integrated 
within  the community ’s  h istor ical  character 
and rural  features. 
The maximum bui ld ing height  for  Off ice 
Profess ional  land use categor y  is  35  ft .  A 
minimum front  setback of  10ft  is  required but 
none for  s ide  setbacks.  Because part  of  the 
Toad Creek intersects  with the project  s ite ,  the 
San Luis  Obispo County  Streams and Ripar ian 
Vegetat ion regulat ion requires  a  50 foot 
setback for  development.
Resident  park ing requirements  for  mult i-family 
dwell ing units  is  1 .5  per  two bedroom, 2  per 
three of  more bedrooms and 1  space for  1  guest 
park ing space plus  1  for  each 4  units .
E N V I R O N M E N T A L  C O N S I D E R A T I O N S
Z O N I N G
D E S I G N  G U I D E L I N E S
Low Medium High
Type of road access unpaved road 
paved local street
paved collector or arterial (1) X
Sewer service on-site septic
community sewer X
Distance from CBD (2) more than 1 mile
1 mile or less X
less than 1,000 ft
(1) Site access may be from a cross street where the site abuts a collector or arterial.
(2) Straight-line distance from central business district (CBD).
Intensity  Factor
Criteria 
F I G U R E  8 . 1 :  I N T E N S I T Y  F A C T O R 
SOURCE:  San Luis  Obispo County  Code -  Tit le  22 ,  Land Use Ordinance
Intensity Factor
Maximum number 
of units per acre
Maximum floor area (1) Minimum open area (2)
Low 15 35% 55%
Medium 26 48% 45%
High 38 65% 40%
(1) The gross floor area of all residential structures, including upper stories, but not garages and carports.
(2) Includes required setbacks, and all areas of the site except buildings and parking spaces.
F I G U R E  8 . 2 :  A L L O W A B L E  D E N S I T Y
SOURCE:  San Luis  Obispo County  Code -  Tit le  22 ,  Land Use Ordinance
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F I G U R E  9 . 1 :  A E R I A L  P E R S P E C T I V E  1
F I G U R E  9 . 2 :  A E R I A L  P E R S P E C T I V E  2
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F I G U R E  9 . 3 :  R E N D E R  P E R S P E C T I V E  1
F I G U R E  9 . 4 :  R E N D E R  P E R S P E C T I V E  2
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F I G U R E  9 . 5 :  F A C A D E  E L E V A T I O N  R E N D E R
F I G U R E  9 . 6 :  H A L L W A Y  R E N D E R
09S I T E  &  D E S I G N  C O N C E P T
20 C H R Y S A L I S  C R E E K
0 9  S I T E  &  D E S I G N  C O N C E P T  [ P A G E  3  O F  8 ]
F I G U R E  9 . 8 :  S O U T H  S I D E  E L E V A T I O N
F I G U R E  9 . 7 :  N O R T H  S I D E  E L E V A T I O N
F I G U R E  9 . 1 0 :  W E S T  S I D E  E L E V A T I O N
F I G U R E  9 . 9 :  E A S T  E L E V A T I O N
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This  s ite  is  located on Bennett  Way adjacent 
to  two recent  developments  for  Peoples '  Self 
Help Housing;  Rol l ing Hi l ls  Apartments  and 
Rol l ing Hi l ls  I I .  A  local  church,  Templeton Hi l ls 
Seventh Day Adventist  Church is  located to 
the south.  Across  the street  is  Las  Tablas  Park 
and Ride which provides  access  to  local  publ ic 
transportat ion.  The s ite  i tself  is  2 .95 acres  with 
a  wetlands area and creek running through it , 
which is  a  unique chal lenge for  development. 
The crescent  shape of  the res ident ial  units 
provides  a  protect ive  area that  makes the 
central  community  space feel  more protected 
and unique for  the res idents.  A Wetlands 
restorat ion and research area in  the center 
of  the s ites  provides  a  buffer  and place for 
res idences  to  walk  past  as  they go to  the 
communal  garden at  the southern end of  the 
s ite .  This  garden wi l l  provide a  place where 
people  can gather  and meet  as  wel l  as  a  place 
for  learning and growing food for  themselves. 
Each unit  also has  i ts  own parking space which 
makes i t  easy  for  the project  to  transfer  from 
BMR units  to   market  rate  as  needed whi le 
proving the same amenit ies  for  each unit .
P R O J E C T  S I T E F I G U R E  9 . 1 1 :  O V E R A L L  S I T E  P L A N
P R I V A C Y  A N D  P R O T E C T I O N
The s ite  layout  provides  safe  pr ivate  and shared 
spaces  for  famil ies  to  prosper  and grow as  they 
transit ion into the next  stage of  their  l ives. 
The design of  the l iv ing units  on the per imeter 
surrounding the communal  and playground 
spaces  creates  an enclosed and int imate central 
area.  This  way parents  can feel  comfortable 
al lowing their  chi ldren play  outs ide or  go 
into the community  room. In  addit ion,  the 
trees  around the property  provide a  v isual  and 
acoust ic  barr ier  that  further  supports  the idea 
of  comfort  and protect ion for  the famil ies . 
Wetland Resortation
Bike Path
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The res ident ial  units  are  composed 
of  two and three bedroom units  that 
accommodates  the needs of  famil ies  and 
provides  them with two different  opt ions. 
Over  40% of  the f lats  are  at  ground level , 
making them ful ly  access ible  and easy 
to  access  from street  level .  In  addit ion, 
each unit  has  i ts  own sheltered parking 
space.  Each of  the units  is  f i tted with a 
ful l  k itchen and column space for  eat ing 
and gather ings  to  encourage more social 
interact ion within  the home 
The idea behind the s ingle  level  units  was 
to  create  more connect ion between each 
of  the l iv ing spaces  inter ior  corr idors  so 
that  famil ies  could always be within  c lose 
proximity  to  each other.  Each of  the units 
is  f i tted with hardwood in  the communal 
spaces  provid ing a  natural  durable  mater ial 
in  the most  used spaces  with carpets  in  the 
bedrooms provid ing a  natural  damper  and 
dist inct ion between the publ ic  and pr ivate 
spaces.  Each of  the windows looks  out 
into a  canopy of  trees  or  onto the exist ing 
landscape connect ing the res idence to 
nature  and the outdoors. 
U N I T S  P L A N S -  D E S I G N
F I G U R E  9 . 1 3 :  3  B E D R O O M  U N I T  P L A N F I G U R E  9 . 1 2 :  2  B E D R O O M  U N I T  P L A N 
3 2 '
2 6 ' 2 6 '
4 0 '
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F I G U R E  9 . 1 4 :  I N T E R I O R  R E N D E R
F I G U R E  9 . 1 5 :  O U T D O O R  S P A C E  R E N D E R
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The wetlands area has  been dedicated to 
research for  wetland restorat ion which 
wi l l  not  only  provide self  suff ic ient 
maintenance,  but  al low for  members  in 
the community  to  perform research and 
learn from the area.  A b ike  path connects 
the res ident ial  areas  to  communal 
gardens where famil ies  and chi ldren can 
grow their  own food.  Incorporat ing urban 
agr iculture  g ives  res idents  an educat ional 
opportunity  to  learn about  sustainable 
food pract ices,  social ize  and connect  with 
their  neighbors.
F I G U R E  9 . 1 6 :  C O M M U N I T Y  G A R D E N  R E N D E R
L A N D S C A P E  A P P R O A C H
All  of  the planes used in  the landscape 
plan are  nat ive  to  the Central  Coast  and 
are  drought  res istant  which el iminates 
the need for  i r r igat ion and continual 
maintenance.  The landscaping between 
the housing units  and streets  provides  a 
buffer  zone that  softens the approach to 
the bui ld ing and g ives  res idences  a  n ice 
v iew out  of  their  windows.  The trees  at  the 
back of  the property  between the exist ing 
Rol l ing Hi l ls  developments  provides  a 
physical  barr ier  which separates  the two 
projects  and makes the res idences  of 
Chr ysal is  Creek feel  more protected and 
sheltered.
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In  the center  of  the development is  a 
community  center  where res idents  can 
get  their  mai l  and do laundr y.  In  addit ion 
there  are  two rooms that  could be used 
for  support ive  ser v ices,  job tra in ing or 
daycare.  There  are  also two recreat ional 
spaces  that  res idences  have access  to, 
one with a  game room and T V ’s  and the 
other  with and open space for  host ing 
events  and part ies  that  spi l ls  out  onto a 
covered outdoor  area that  is  adjacent  to 
an outdoor  play  area for  chi ldren.  This 
wi l l  provide famil ies  with opportunit ies 
to  host  events  and change the uses  of  the 
community  center  as  they see f i t . 
S I T E  A M E N I T I E S
F I G U R E  1 0 . 1 :  C O M M U N I T Y  S P A C E  R E N D E R
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Site Work 
Concrete Slabs Residential 
Concrete Slab Community 
Bike Path
Parking Pavers 
Framing
Roof
Plumbing
Windows
HVAC
Electrical
Water Barrier 
Drywall 
Interior Floors
Interior Finishes
Jun Jul Aug Sep Jun Jul Aug SepOct Nov Dec Jan Feb Mar Apr May Oct Nov Dec
Site Work     60  06/01/2019  07/31/2019
Concrete Slabs Residential   42  08/01/2019  09/12/2019
Concrete Slab Community Space  12  09/13/2019  09/25/2019
Bike Path     14  09/26/2019  10/10/2019
Parking Pavers    18  10/11/2019  10/29/2019
Framing     64  10/30/2019  01/02/2020
Roof      36  01/03/2020  02/08/2020
Plumbing     42  02/09/2019  03/22/2020
Windows     24  03/23/2020  04/16/2020
HVAC      26  04/17/2020  05/13/2020
Electrical     42  05/14/2020  06/24/2020
Water Barrier     10  06/25/2020  07/05/2020
Drywall      44  07/06/2020  09/19/2020
Interior Floors     36  09/20/2020  10/25/2020
Interior Finishes    50  10/26/2020  11/15/2020
          Task              Duration         Start           End 
Total Construction Time: 18 Months 
06/01/2019-11/15/2020
11D E V E L O P M E N T  T I M E L I N E
27
Project Summary 
Total Project Cost $14,934,592
Federal Tax Credit Equity
Total Qualified Basis $13,848,765
Annual Federal Credit $1,246,389
Federal Tax Credit Factor $0.92615
LP Equity $11,543,432
Pre-development/Construction Financing
SLO Trust Fund $1,280,625
HOME $250,000
CDBG $500,000
Deferred Developer Fees $700,000
Deferred Reserves $42,970
TCAC Equity $1,500,000
Construction Loan $10,660,997
Total $14,934,592
Loan To Value 71.4%
Permanent Financing
Low-Income Housing Tax Credits (9%) 4 $11,543,432
State Tax Credit 5 $1,702,565
San Luis Obispo County Trust Fund 1 $780,625
HOME $500,000
California Community Reinvestment Corporation (CCRC) 6 $407,970
Total $14,934,592
Cash Flow Analysis (Year 1)
Gross Annual Income $320,960
Annual Net Operating Expenses $187,396.48
Net Operating Income $81,684
Permanent Loan Debt Service $65,312
DCR 1.3
Cash Flow After Debt Service $16,372
Residual Cash Flow Uses $7,500
Net Distributable Cash $8,872
C H R Y S A L I S  C R E E K
1 2  P R O J E C T  F I N A N C I N G  [ P A G E  1  O F  5 ]
Diverse  sources  of  funding are  ut i l ized for 
development of  Chr ysal is  Creek.  Some of 
the sources  grants,  loans,  and 9% federal 
tax  credits .  The highl ights  of  the f inancial 
structure  are  as  fol lows:
1 .  The debt- coverage rat io  is  1 .3  for  the 
ent irety  of  the 15  year  per iod of  analys is . 
This  rat io  sat isf ies  the lending requirement 
of  the construct ion loan lender.  We 
have received a  term sheet  from Bank of 
America.
2 .  The loan-to-value rat io  of  the 
construct ion loan is  7 1 .4%.  This 
sat isf ies  the lending requirement of 
our  construct ion loan lender  (Bank of 
America) .
3 .  Chr ysal is  Creek has  f in ished the 
Cal i fornia  Tax Credit  Al locat ion Committee 
(CTCAC ) appl icat ion used for  Federal 
Tax Credits .  The current  score  of  the 
development is  1 13  -  the required score. 
The t iebreaker  score  of  1 1 .5% was not 
extremely  h igh,  but  was competit ive  with 
other  recently  completed Templeton area 
projects  that  won Low Income Housing Tax 
Credits .
To summarize,  Chr ysal is  Creek ’s  f inancial 
operat ions are  robust  and feature 
d ivers i f ied sources  of  funding from var ious 
levels  of  government backed ent it ies ,  as 
wel l  as  many pr ivate  sources.
F I G U R E  1 2 . 1 :  P R O J E C T  S U M M A R Y
O V E R V I E W
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Peoples ’  Self  Help Housing has  acquired 
the project  s ite  for  a  cost  of  $250,000 
stated as  the land acquis it ion cost . 
Chr ysal is  Creek expects  the local  fees 
and other  predevelopment costs  to  equal 
$ 780,625.
Upon the complet ion of  construct ion, 
remaining predevelopment and 
construct ion f inancing sources  wi l l  be 
transferred into var ious methods of 
permanent f inancing.  The vast  major ity  of 
these funds wi l l  be  received v ia  the sale  of 
federal  low income housing tax credits .
P R E D E V E L O P M E N T  S O U R C E S
The SLO County  Trust  Fund’s  miss ion is  to 
increase the avai labi l i ty  of  ver y  low,  low, 
and moderate - income housing in  San Luis 
Obispo County.  Loans acquired v ia  this 
program can be used for  s ite  acquis it ion, 
predevelopment costs ,  construct ion costs , 
or  rehabi l i tat ion of  low-income s ites. 
The Housing Trust  Fund’s  Loan condit ions 
specif y  loan terms of  up to  5  years ,  with 
5-7 % interest  rates,  and loan fees  of  0.5-
2%.  A maximum of  $2,000,000 is  avai lable 
per  project  from this  fund.
S A N  L U I S  O B I S P O  C O U N T Y  T R U S T 
F U N D :  $ 1 , 2 8 0 , 6 2 5
C O M M U N I T Y  D E V E L O P M E N T  B L O C K 
G R A N T :  $ 5 0 0 , 0 0 0
The City  of  San Luis  Obispo offers  a  City 
Development Block Grant  Program that 
provides  communit ies  with resources 
to  address  a  wide range of  community 
development needs.  CDBG grants  are 
awarded by  the US Department of  Housing 
and Urban Development (HUD) and 
provide funds for  projects  and programs 
that  benef it  low and moderate -  income 
households,  businesses  and community-
based organizat ions.  This  wi l l  remain as 
part  of  the permanent f inancing as  wel l .
H O M E  I N V E S T M E N T  P A R T N E R S H I P 
( H O M E ) :  $ 2 5 0 , 0 0 0
The City  of  San Luis  Obispo receives  grant 
funds under  HOME Investment Partnership 
to  f inancial ly  help  community-  based 
projects  that  provide affordable  housing 
to  benef it  low- income households  and 
homeless  populat ions.  Our  project  is 
conf ident  we wi l l  receive  the $250,000 in 
HOME funds.
C O N S T R U C T I O N  L O A N :  $ 1 0 , 6 6 0 , 9 9 7
A construct ion loan wi l l  be  ut i l ized for  a 
term of  24 months to  cover  the remaining 
costs  of  the project . 
P E R M A N E N T  F I N A N C I N G
Chr ysal is  Creek ’s  permanent f inancing 
rel ies  heavi ly  on federal  Low Income 
Housing Tax Credits .  $1 ,500,000 of  L IHTC 
wil l  be  used dur ing the construct ion 
port ion of  the project ,  whi le  the remaining 
$10,043,432 wi l l  be  sold  for  permanent 
f inancing.  Chr ysal is  Creek is  extremely 
competit ive  for  L IHTC due to i ts  many 
amenit ies ,  ser v ing large famil ies ,  and 
being an 100% low-income development. 
As  d iscussed with Ken Tr igueiro,  the 
Execut ive  Vice  Pres ident  and CFO of 
Peoples ’  Self  Help Housing ,  credits  are 
expected to have a  market  value pr ice  of 
.92  per  credit .  Using this  est imate,  the 
total  required tax credits  are  equal  to 
$13,848,765,  which is  the number  der ived 
from f i l l ing  out  a  2019 TCAC appl icat ion.
L O W  I N C O M E  H O U S I N G  T A X  C R E D I T S 
( L I H T C )  9 % :  $ 1 1 , 5 4 3 , 4 3 2
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1 2  P R O J E C T  F I N A N C I N G  [ P A G E  3  O F  5 ]
F I G U R E  1 2 . 2 :  F U N D I N G  S O U R C E S
Predevelopement Financing Sources
San Luis Obispo County Housing Trust Fund 1 $1,280,625
HOME Funds 2 $250,000
Total Predevelopment Costs $1,530,625
Construction Costs
Community Development Block Grant (CDBG) 3 $500,000
Deferred Developer Fees $700,000
Deferred Reserves $42,970
Construction Loan $10,660,997
Low-Income Housing Tax Credits (9%) $1,500,000
Total Construction Costs $13,403,967
Total Predevlopment and Construction Costs $14,934,592
Permanent Financing
Low-Income Housing Tax Credits (9%) 4 $11,543,432
State Tax Credit 5 $1,702,565
San Luis Obispo County Trust Fund 1 $780,625
HOME $500,000
California Community Reinvestment Corporation (CCRC) 6 $407,970
Total Permanent Financing $14,934,592
1 SLO County Trust Fund Loans up to $2,000,000 ver confident we will receive funding.
2 County connection, Matt Leal, is confident we would receive HOME Funds.
3 County connection, Matt Leal, is confident we would receive CDBG Funds.
4 Tax Credit numbers based upon completed 2109 TCAC application for our project site.
5 State Tax Credit amount is well below the amount we could potentially receive to bridge funding.
6 CCRC gives out a maximum loan of $20,000,000 so we are very confident we would receive funding.
FUNDING SOURCES
S T A T E  T A X  C R E D I T S :  $ 1 , 7 0 2 , 5 6 5
Chr ysal is  Creek requires  br idge funding of 
State  Tax Credits  to  c lose the gap between 
permanent loan sources,  Federal  tax 
credits ,  and the cost  of  construct ion.  To 
close this  gap,  th is  development requires 
$2,128,206 of  State  Tax Credits  which is 
below the $4,154,630 that  could have 
been al located based upon the TCAC State 
Credit  Basis .  Using the State  Tax Credit 
Factor  of  $0.80,  g iven to us  from our 
Developer ’s  most  recent  TCAC appl icat ion 
from the area. 
C A L I F O R N I A  C O M M U N I T Y 
R E I N V E S T M E N T  C O R P O R A T I O N 
( C C R C ) :  $ 4 0 7 , 9 7 0
CCRC provides  permanent long-term 
f inancing for  affordable  mult i-family  low-
income housing projects .  They focus on 
the f inancing of  new construct ion as  wel l 
as  acquis it ion and rehabi l i tat ion.  With a 
maximum loan s ize  of  $20,000,000 we are 
conf ident  that  we wi l l  receive  our  loan of 
$800,000.
S L O  C O U N T Y  H O U S I N G  T R U S T  F U N D : 
$ 7 8 0 , 6 2 5
The SLO County  Trust  Fund’s  miss ion is  to 
increase the avai labi l i ty  of  ver y  low,  low, 
and moderate - income housing in  San Luis 
Obispo County.  Loans acquired v ia  this 
program can be used for  s ite  acquis it ion, 
predevelopment costs ,  construct ion costs , 
or  rehabi l i tat ion of  low-income s ites. 
The Housing Trust  Fund’s  Loan condit ions 
specif y  loan terms of  up to  5  years ,  with 
5-7 % interest  rates,  and loan fees  of 
0.5-2%.  A maximum of  $2,000,000 is 
avai lable  per  project  from this  fund.  This 
loan wi l l  rol l  $ 780,625 from the or ig inal 
construct ion per iod loan and remain as 
part  of  the permanent f inancing.
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1 2  P R O J E C T  F I N A N C I N G  [ P A G E  4  O F  5 ]
Income Category Unit Type Number of Units Percent of Total Units Unit SqFt Total Unit SqFt/Unit Type Per Unit Montly Rent Utility Allowance Gross Rent for Unit Type
Extremely-Low Income (30% AMI) 2 Bedroom 10 25% 900 9000 562$                                          182$                                      3,800$                                             
Extremely-Low Income (30% AMI) 3 Bedroom 4 10% 1100 4400 624$                                          220$                                      1,616$                                             
Low Income (60% AMI) 2 Bedroom 19 48% 900 17100 1,123$                                      182$                                      17,879$                                          
Low Income (60% AMI) 3 Bedroom 6 15% 1100 6600 1,248$                                      220$                                      6,168$                                             
Manager's Unit 2 Bedroom 1 3% 900 900 -$                                            182$                                      -$                                                   
Totals 40 100% 38000 29,463$                                          
Gross Potential Income - Residential Units (Monthly) 29,463$                                          
Gross Potential Income - Residential Units (Annualized) 353,556$                                       
RESIDENTIAL UNIT GROSS INCOME PROJECTION
F I G U R E  1 2 . 3 :  R E N T  S T R U C T U R E
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LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist Chrysalis Creek
17-Apr-19
Y ? N
Credit 1
8 1 0 16 6 0 0 13
Credit 16 Y Prereq Required
1 Credit 1 Y Prereq Required
Credit 2 3 Credit 5
2 Credit 5 1 Credit 2
3 1 Credit 5 Credit 2
1 Credit 1 Credit Building Product Disclosure and Optimization - Material Ingredients 2
1 Credit 1 2 Credit 2
Credit Green Vehicles 1
13 3 0 Indoor Environmental Quality 16
9 0 0 10 Y Prereq Required
Y Prereq Required Y Prereq Required
1 Credit 1 2 Credit 2
2 Credit 2 3 Credit 3
1 Credit 1 1 Credit Construction Indoor Air Quality Management Plan 1
3 Credit 3 1 1 Credit 2
1 Credit 2 1 Credit 1
1 Credit 1 2 Credit 2
2 1 Credit 3
7 2 0 11 1 Credit 1
Y Prereq Required 1 Credit 1
Y Prereq Required
Y Prereq Building-Level Water Metering Required 1 0 0 Innovation 6
2 Credit 2 Credit 5
4 2 Credit 6 1 Credit 1
Credit 2
1 Credit Water Metering 1 0 0 0 Regional Priority 4
Credit Regional Priority: Specific Credit 1
16 4 0 33 Credit Regional Priority: Specific Credit 1
Y Prereq Required Credit Regional Priority: Specific Credit 1
Y Prereq Required Credit Regional Priority: Specific Credit 1
Y Prereq Required
Y Prereq Required 60 10 0 TOTALS Possible Points: 110
Credit 6
12 4 Credit 18
Credit 1
Credit 2
3 Credit 3
Credit 1
1 Credit 2
Acoustic Performance
Quality Views
Enhanced Indoor Air Quality Strategies
Low-Emitting Materials
Indoor Air Quality Assessment
Thermal Comfort
Certified: 40 to 49 points,   Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110 
Access to Quality Transit
Reduced Parking Footprint
Open Space
Site Assessment
Interior Lighting
Daylight
LEED Accredited Professional
Innovation  
Rainwater Management
Light Pollution Reduction
Environmental Tobacco Smoke Control
Energy and Atmosphere
Minimum Energy Performance
Fundamental Refrigerant Management
Cooling Tower Water Use
Green Power and Carbon Offsets
Heat Island Reduction
Outdoor Water Use Reduction
Indoor Water Use Reduction
Outdoor Water Use Reduction
Indoor Water Use Reduction
Enhanced Commissioning
Building-Level Energy Metering
Water Efficiency
Fundamental Commissioning and Verification
Demand Response
Renewable Energy Production
Enhanced Refrigerant Management
Optimize Energy Performance
Advanced Energy Metering
Construction Activity Pollution Prevention
High Priority Site
Surrounding Density and Diverse Uses
Sustainable Sites
Building Life-Cycle Impact Reduction
Site Development - Protect or Restore Habitat
Building Product Disclosure and Optimization - Sourcing of Raw Materials
Project Name:
Date:
Location and Transportation
Sensitive Land Protection
LEED for Neighborhood Development Location
Bicycle Facilities
Construction and Demolition Waste Management Planning
Materials and Resources
Storage and Collection of Recyclables
Construction and Demolition Waste Management 
Minimum Indoor Air Quality Performance
Building Product Disclosure and Optimization - Environmental Product 
Declarations
Integrative Process
34
Operating Budget
Below breaks down each operating expense an annual and monthly basis.
MONTHLY ANNUALLY
RENTAL INCOME
Rent Schedule $29,463 $353,556
Section 8 Rental Subsidy $0 $0
Total Rental Income $29,463 $353,556
ADD: Laundry Miscel. Income1 $230 $2,760
LESS: Vacancy @ 10% 10% ($2,946) ($35,356)
TOTAL INCOME $26,747 $320,960
OPERATING EXPENSES
Advertising $26 $312
Security $97 $1,164
Legal $62 $744
Accounting / Audit $908 $10,896
Office Supplies/Equip/Training $815 $9,780
Total  Administration 2 $1,908 $22,896
Management Fees 3 6% $1,605 $19,258
Electricity $400 $4,800
Gas $371 $4,457
Water/Sewer $2,825 $33,902
Total Utilities 4 $3,597 $43,159
Manager Salary $2,560 $30,720
Maintenance Personnel $1,800 $21,600
Taxes and Benefits $1,152 $13,824
Total Payroll 5 $5,512 $66,144
Property & Liability Insurance 6 $1,075 $12,900
Repairs & Maintenance
Painting $20 $240
Repairs $787 $9,444
Trash Removal $288 $3,456
Exterminating/Contract Services $69 $828
Grounds $603 $7,236
Elevator $50 $600
Other (includes licenses and permits) $103 $1,236
Total Repairs & Maintenance $1,920 $23,040
Transit Pass and Internet 7
Transit Pass and Internet $480 $5,760
Total Operating Expenses $15,616 $187,396
Total Operating Expenses Per Unit $390.41 $4,684.91
Replacement Reserves ($500 PUPM) $4,323 $51,880
Total Monthly Residential Expenses $19,940 $239,276
NET OPERATING INCOME $6,807 $81,684
Debt Service Permanent Loan ($5,442.68) ($65,312)
1 We assume $5.75 per unit per month based upon comparable TCAC applications filled by the Developer.
2 $572 is comparable to TCAC applications filled out by the Developer.
3 Consistent with fee charged by Developer, and services will also be provided within this cost.
4 Directly from previous TCAC.
5 Directly from previous TCAC.
6 conservtive estimate based upon TCAC application.
7 Taken from TCAC application.
02
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Total Land Acquisition $250,000 $6,250.00 0% -
New Construction
On Site Development $7,000,000 $175,000.00 100% $7,000,000
Landscaping $49,800 $1,245.00 100% $49,800
Hardscaping $162,540 $4,063.50 100% $162,540
Grading $188,388 $4,709.70 100% $188,388
Construction Lender Inspections $7,500 $187.50 100% $7,500
Payment of Prevailing Wages 25% $1,750,000 $43,750.00 100% $1,750,000
Construction Contingency 5% $350,000.00 $8,750.00 100% $350,000
Total Construction Hard Costs 1 $9,508,228 $237,705.70 $9,508,228
Financing Costs
SLO Housing Trust Fund LHTF FEE 2 $7,806 $195.16 100% $7,806
SLO Housing Trust Fund LHTF INTEREST 2 $39,031 $975.78 100% $39,031
CCRC Application Fee 3 $2,000 $50.00 0% -
CCRC Origination Fee 3 $10,000 $250.00 0% -
TCAC Application 2 $35,000 $875.00 0% -
TCAC Market Study Fee 2 $5,000 $125.00 0% -
TCAC Monitoring 2 $50,000 $1,250.00 0% -
Title Fees 2 $12,000 $300.00 100% $12,000
Appraisal 2 $7,500 $187.50 100% $7,500
Legal Fees 2 $99,091 $2,477.28 100% $99,091
Total Financing Costs $267,429 $6,685.71 $165,429
Soft Costs
Architectural and Engineering 8% $641,076 $16,026.90 100% $641,076
Real Estate Property Tax 4 $6,500 $162.50 100% $6,500
Insurance 4 $100,000 $2,500.00 100% $100,000
Building Permit and Impact Fees 4 $780,625 $19,515.63 0% -
Marketing 4 $50,000 $1,250.00 0% -
Historical Use Study 4 $5,000 $125.00 100% $5,000
Water/Sewer Unit Purchase 5 $950,000 $23,750.00 100% $950,000
Soft Cost Contingency 5% $132,154 $3,303.85 100% $132,154
Total Soft Costs $2,665,355 $66,633.88 $1,834,730
Developer Fee/Overhead $1,400,000 $35,000 100% 1,400,000
Reserves
Construction Loan Interest Reserve $702,436 $17,561 0% -
Construction Loan Fee $98,174 $2,454 0% -
Permanent Loan Fee $20,000 $500 0% -
Permanent Loan Title Fee $10,000 $250 0% -
3- Month Operating Reserves $12,970 $324 0% -
Total Reserves Cost $843,580 $21,089.51 0% -
Total Project Cost $14,934,592 $373,364.80 $12,908,387
1 This number is consistent with construction cost per unit based upon prior TCAC application, though is on the lower end.
2 Fees taken from prior TCAC applications from Developer's prior project in the Templeton area.
3 CDBG Fees all taken from CDBG term sheet.
4 These numbers taken from prior TCAC applications.
5 $40,000 per unit of water and $10,000 per unit of sewer were given to us by Developer based upon his recent purchases.
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Pre-development Costs $1,030,625 $0
Land Purchase $250,000 $0 $250,000 $250,000
Building Permit and Impact Fees 4 $780,625 $0 $530,625 $250,000 $530,625 $250,000
Construction Costs $13,903,967 $12,908,387
Total Construction Hard Costs $9,508,228 $9,508,228 $7,008,228 $500,000 $500,000 $1,500,000 $500,000 $1,702,565 $115,000 $7,190,663
Financing Costs $267,429 $165,429 $267,429 $267,429
Soft Costs $1,884,730 $1,834,730 $1,884,730 $1,884,730
Developer Fee $1,400,000 $1,400,000 $700,000 $700,000 $1,400,000
Total Reserves $843,580 $0 $800,610 $42,970 $42,970 $800,610
Total Project Costs $14,934,592 $12,908,387 $10,660,997 $1,280,625 $250,000 $500,000 $700,000 $42,970 $1,500,000 $780,625 $500,000 $1,702,565 $407,970 $11,543,432
Construction Loan SLO Trust Fund
State Tax Credit
DEVELOPMENT/CONSTRUCTION SOURCES PERMANENT/OPERATING SOURCESUSES
CCRC
9% Tax Credit 
Equity
Deferred 
Developer 
Deferred 
Reserves
9% Tax Credit 
Equity
SLO Trust 
Fund CDBG
HOME CDBGTotal Budget Portion in TCAC 
BASIS COSTS
San Luis Obispo Area Median Income: $77,100.00
Household Size Family Size Adjustment Extremely-Low Income (30% AMI) Very-Low Income (50% AMI) Low Income (80% AMI) Area Median Income
1 75% 17,500$                                                        29,150$                                                  46,600$                                     58,250$                        
2 80% 20,000$                                                        33,300$                                                  53,250$                                     66,550$                        
3 90% 22,500$                                                        37,450$                                                  59,900$                                     74,900$                        
4 100% 25,100$                                                        41,600$                                                  66,550$                                     83,200$                        
5 108% 29,420$                                                        44,950$                                                  71,900$                                     89,850$                        
6 116% 33,740$                                                        48,300$                                                  77,200$                                     96,500$                        
7 124% 38,060$                                                        51,600$                                                  82,550$                                     103,150$                      
8 132% 42,380$                                                        54,950$                                                  87,850$                                     109,800$                      
INCOME LIMITS TO QUALIFY
Maximum Low-Income Rent (30% of income limit)
Unit Size (Bedrooms) Extremely-Low Income (30% AMI) Very-Low Income (50% AMI)
Studio 437$                                                                728$                                                                
1 499$                                                                832$                                                                
2 562$                                                                936$                                                                
3 624$                                                                1,040$                                                           
4 674$                                                                1,123$                                                           
ACHIEVABLE RENTS BY UNIT SIZE
Unit Type 2 BR 3 BR
Electric Heating 41$                                             52$                                         
Electric Cooking 19$                                             27$                                         
Other Electric 18$                                             23$                                         
Solar 1$                                                1$                                            
Sewer 50$                                             50$                                         
Trash 25$                                             36$                                         
Water 28$                                             31$                                         
Totals 182$                                          220$                                      
MONTHLY UTILITY ALLOWANCE CALCULATION
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April 16, 2019 
 
Cal Poly Team  
California Polytechnic State University 
 
Re: Chrysalis Creek, Templeton, California 
 
Dear Cal Poly Team: 
 
This letter will serve as a preliminary outline of the terms under which Bank of America (the “Bank”) would 
consider a loan request and equity investment on the above referenced project. This letter does not 
represent an offer or commitment by the Bank for the proposed financing, nor does it define all 
the terms and conditions of a loan commitment, but is a framework upon which a loan request 
may be submitted.  Issuance of a commitment by the Bank is subject to, among other things, the 
completion of the following items, and approval of the loan request under the Bank’s internal 
approval process.  The Bank may decline to approve the loan request.  Upon your response to this 
letter and after providing any additional information which may be necessary, the Bank will 
proceed with the necessary due diligence to submit the loan request.  The proposed terms and 
conditions are as follows: 
 
Project:  To be constructed 40-unit apartment complex located in Templeton, California. 
 
Borrower:  A to-be-determined special purpose entity - form and substance of Borrower must 
be acceptable to the Bank. 
 
Reporting 
Requirements:  Annually: Borrower and Guarantors’ financial statements and covenant 
      compliance. 
 
   Monthly: Property operating statements and rental summary report. 
 
Know Your 
Customer:  Within five (5) business days of opening an account with Bank, Borrower shall 
have delivered to Bank all due diligence materials necessary and relevant to 
verifying Borrower's identity and background information, as deemed necessary 
by Bank in its sole and absolute discretion. 
Other 
Requirements:  All of the following to be acceptable to the Bank: documentation and submissions 
that are standard for loans of this type including, but not limited to, appraisal, 
ESA, legal documentation, title/survey, proposed standard lease form, front-end 
cost and document reviews and acceptance of final budget (includes adequate 
contingency, interest carry/operating deficit reserve, etc.), review of plans/specs, 
condition of markets/submarkets, revenue/expenses pro-formas, financial review 
of Borrower, Guarantor, and general contractor,  management agreement and 
subordination; and (as applicable), proof of tax credit award, equity investor and 
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pay-in schedule,  proof of tax-exempt status with respect to ad valorem taxes and 
other terms and conditions as may be required. 
 
Confidentiality:  This term sheet is strictly confidential and may not be shared with anyone else 
other than the owners of Borrower.  
 
Construction Loan 
 
Construction 
Loan Amount:  Information obtained by the Bank is so far insufficient to establish a loan amount.  
Based on our general underwriting parameters for what we believe to be similar 
transactions, the construction loan amount in this transaction would be the lesser 
of: 
1) $10,618,211 
2) 70% LTC based on final Bank approved construction budget or 
3) 70% LTV based on an appraisal in form and substance acceptable to the 
Bank. 
 
Construction 
Interest Rate:  30-Day LIBOR + 2.00%, floating.  Term Loan Interest Rate as further described 
below. 
 
Construction 
Loan Term:  24 months from the loan closing. 
 
Construction 
Loan 
Amortization:  Interest only for 24 months 
 
Construction 
Loan Fee:  1% of the total Loan Commitment, payable at closing. 
 
Construction 
Renewal Options: One six-month extension options subject to the following: 
a)  No less than 30 but no more than 90 day written notice of intention to 
exercise the option; 
b)  No event of default having occurred or potential default occurring; 
c)  Performance hurdles have been met, including but not limited to, lien-free 
construction completion and lease up hurdles; 
d)  The loan is in balance, including sufficient interest reserve; 
e)  Project must demonstrate the ability to be able to convert/payoff Bank’s loan 
within the extension period; 
f)  All co-construction loans mature or are extended concurrent or past the 
Bank’s extension date; 
g)  All takeout commitments expire or are extended concurrent or past the 
Bank’s extension date; 
h)  All investor commitments include terms or are modified to be consistent with 
the extension of the Bank’s loan; 
i)  No material adverse change in the financial condition of the Project, 
Borrower, and Guarantor; 
j)  Payment of 0.35% renewal fee based on the committed Loan amount; and 
k)  Rate adjustment or fee payment, as appropriate, to cover the cost of revising 
the forward rate lock, if any. 
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Payment and 
Performance 
Guaranty: 100 % guarantee of completion, performance and repayment to be provided by 
[Cal Poly], and/or other guarantor acceptable to Bank.  The guarantors shall be 
required to meet to-be-determined liquidity, leverage, and net-worth covenants.       
 
For borrowers that are single-asset entities, principal(s) with general liability or 
guarantor(s) acceptable to the Bank must be jointly and severally liable for 
completion of the project and repayment of the financing, including interest and 
costs.  
 
Collateral:  1) First Lien Deed of Trust on land and improvements constructed thereon. 
   2) UCC filing on furniture, fixtures and equipment.  
3) Assignment of rents/leases and management/construction/architectural 
contracts, etc. 
4) Assignment of interest rate hedge agreement, if any.  
 
General Contractor: To be acceptable to Bank. 
 
Term Loan: 
 
Term Loan 
Amount:  Least of 1) $1,000,000. 2) 80% LTV based on an appraisal in form and substance 
acceptable to the Bank, or 3) the principal amount based on debt service 
payments sufficient to achieve a 1:1.15 DSCR.   
 
Term Loan 
Interest Rate:  Fixed rate for the life of the financing.  Note rate will be fixed immediately prior to 
construction closing based upon then applicable market rates for like tenor and 
character loans.  The Bank estimates that, were the Note rate fixed as of the date 
of this letter, the rate would be approximately 5.00%.  THIS RATE IS INDICATIVE 
ONLY AND THE ACTUAL NOTE RATE MAY DIFFER. 
 
   The interest rate will be forward locked for a period of 24 months.   
 
Month 25 of the construction loan term will be at the Term Loan Interest Rate on 
an interest-only basis. Amortization listed below will commence upon Month 30. 
 
   Forward rate lock extension for one six-month period will be available, subject to 
a fee of 0.25% if the Loan does not convert within the first ninety (90) days of the 
extension.  Fee to be paid at the earliest of the conversion or expiration of the 
extension. 
 
 
Replacement 
Reserves:  $500/unit/year 
 
Operating  
Reserve:  $155,000 funded at or prior to conversion 
 
 
Term Loan 
Maturity:  30 years from the term loan conversion and closing. 
 
Amortization: 30 years 
 Page 4 of 7 
 
Term Loan Fees: 1% of the Term Loan Amount, payable at closing. 
 
Conversion Terms: 1) Lien free completion. 
  2) Property has stabilized over the prior three consecutive months as evidenced 
by 90% or greater physical and economic occupancy for each of the three 
months and achievement of 1:15 DSCR for that period. 
   3) Pay-off of the construction loan. 
 
Guaranty: Non-recourse exclusions from key principals relating to fraudulent acts, in form 
and substance acceptable to Bank. 
 
Financial condition of key principals will be subject to Bank review and approval. 
 
Equity: 
 
Partnership:  General Partner will own a 0.01% interest in the Partnership; Bank (the “Investor”) 
will own a 99.99% interest in the Partnership. 
 
Capital Contributions: Bank will make a total Capital Contribution of $0.95 for each $1.00 off Tax Credits 
to which it will be entitled as a limited partner for a total Capital Contribution of 
$11,839,510 to be paid as follows: 
 
Milestone Conditions to be satisfied prior to payment % 
Equity 
$ Equity 
Initial Capital 
Contribution 
(i) closing of the Partnership 
(ii) closing and initial funding of all construction financing for the 
Project 
(iii) receipt of commitments for all permanent financing on the 
Project with the interest rate fixed for at least 15 years 
(iv) evidence of either acquisition of, or a long-term leasehold 
interest in, the land and building for the Project 
(v) evidence the Partnership has received an allocation from the 
Credit Agency of 9% credits in an amount equal to the Projected 
Federal Credits 
(vi) receipt by the Investor of a tax opinion prepared by special tax 
counsel for the Partnership in a form which is acceptable to the 
Investor 
(vii) satisfactory completion of Investor’s due diligence 
 
20% $2,367,902 
Conversion 
and 
Stabilization 
Capital 
Contribution 
(i) the Project then has achieved at least three consecutive calendar 
months of a minimum of 1.15 to 1 debt service coverage on the 
Permanent Loans (which period must include the last day of the 
most recent calendar month), 
(ii) the Project is then at least 90% occupied 
(iii) all tax credit units have been leased to qualified tenants at least 
one time 
 (v) permanent certificates of occupancy have been issued for each 
building 
(vi) all reserves have funded or will fund concurrent with this 
payment 
 
This contribution will occur no earlier than 7/1/2021. 
75% $8,879,633 
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Final Capital 
Contribution 
(The balance 
of the unpaid 
Total Capital 
Contribution) 
(i) the Credit Agency has issued a Form 8609 for each building 
(ii) a cost certification by a qualified accountant has been received 
in a form acceptable to Investor 
(iii) a copy of the recorded Extended Use Agreement has been 
received 
(iv) a copy of the compliance audit of the initial tenant files has been 
received 
(v) calculations of final adjusters have been prepared and agreed to 
 
This contribution will occur no earlier than 10/1/2021. 
5% $591.976 
 
Operating Deficit 
Guaranty.    General Partner and guarantors will agree to loan to the Partnership any amounts 
required to fund operating deficits.  The Operating Deficit Guaranty will terminate 
upon the later of 60 months after the later of (i) the expiration of the Completion 
and Development Deficit Guaranty, or (ii) the Project’s achievement of 1.20 to 1 
debt service coverage ratio on the Permanent Loans calculated over a period of 
12 consecutive months.  In addition, in order for the Operating Deficit Guaranty to 
terminate, the Project must average a 1.15 to 1 debt service coverage ratio for 
the last 12 months of the 60 month period or any subsequent 12 month period 
and the Operating Reserve must be replenished to its originally required balance. 
 
Credit Adjuster.    To the extent such final projected amount of Low-Income Housing Tax Credits 
varies from the Original Projected Credits, Investor’s capital contribution will be 
adjusted by $0.95 per federal credit on such variance in the delivery of actual 
credits to Original Project Credit (as reflected in cost certifications or Form 8609). 
 
Timing Adjuster.  Investor’s federal credit capital contribution will be adjusted to reflect the later or 
earlier than projected delivery of federal credits with respect to the first year and, 
if applicable, the second year, of the credit period, based on a reduction in price 
of 65 cents for every federal credit dollar deferred, or an increase based on 65% 
of the price per credit established in Section 6 above for every federal credit dollar 
accelerated.  
 
Distribution of  
Operating Cash Flow. Operating cash flow will be utilized as follows:   
(i) payment of debt service on the Permanent Loans and other operating 
expenses;  
(ii) additions to a funded capital replacement reserve as provided in the 
Partnership Agreement;  
(iii) payment of the Asset Management Fee ($7,500 per year increasing 0% per 
year) to the Special Limited Partner, which fee will accrue if not paid;  
(iv) payment of the Deferred Developer Fee,  
(v) payment of the Partnership Management Fee ($7,500 per year increasing 0% 
per year) to the General Partner, which fee will accrue if not paid;  
(vi) repayment of any Operating Deficit Loans made by General Partner;  
(vii) replenishment of the Operating Reserve Account;  
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(viii) payment of an incentive management fee, not to exceed 80% of cash 
flow; 
(ix)  then to the partners in accordance with the Percentage Interests.  
 
2. Right of First Refusal.  At the end of the 15 year tax credit compliance period, the General Partner 
will have a right of first refusal to purchase the Property for an amount equal to the greater of (a) 
fair market value of the Property, or (b) outstanding debt plus taxes payable as a result of the 
sale.  
 
General Provisions: 
 
Fees and 
Expenses:  Borrower will pay all reasonable costs incurred by the Bank in connection with the 
loans including, but not limited to, legal, environmental, front end costs and 
document review/inspections, physical needs assessment (for existing projects 
only) and appraisal.  Borrower acknowledges that Bank may receive a benefit, 
including, without limitation, a discount, credit or other accommodation, from 
outside counsel based on the fees such counsel may receive on account of their 
relationship with Bank including, without limitation, fees paid pursuant hereto. 
Material 
Adverse Change: Bank of America’s obligations hereunder shall terminate if, prior to closing, Bank 
of America determines, in its sole judgment, that there shall exist any conditions 
regarding the property, or the operations, business, assets, liabilities or condition 
(financial or otherwise, including credit rating) of Borrower or Guarantor, or there 
shall have occurred a material adverse change in, or there shall exist any material 
adverse conditions in, the market for syndicated bank credit facilities or the 
financial, banking, credit or debt capital markets generally, that could be expected 
to cause the loan to become delinquent or prevent any guarantor from performing 
its obligations under any guaranty or to materially and adversely affect the value 
or marketability of the loan or the property or Bank of America’s ability to 
syndicate the loan or the viability of obtaining permanent financing for the Project. 
 
Assumptions made: The terms discussed herein are presented, based on the credit conditions in the 
potential transaction as known by Bank of America.  Should additional facts come 
to light that positively or negatively impact the situation, prices or other 
requirements quoted here may be adjusted. 
 
Expiration:  This term sheet will expire at 5:00 p.m. Pacific time on that date which is five (5) 
business days from the date hereof unless you execute this term sheet and return 
it to us prior to that time, which may be by facsimile transmission.  Please 
understand that this term sheet does not represent an offer or commitment by 
Bank of America, or any of its affiliated entities, for the proposed new financing, 
nor does it define all of the terms and conditions of a loan commitment, but is a 
framework upon which a loan request may be submitted.  Issuance of a 
commitment by Bank of America is subject to, among other things, the approval 
of your loan request under the Bank’s approval process.  If Bank of America 
issues a financing commitment in this transaction, it will in all respects supersede 
this letter. 
 
The undersigned acknowledges and agrees that: (i) the transaction contemplated by this Term Sheet is an 
arm’s length, commercial transaction between you and Bank in which Bank is acting solely as a principal 
and for its own interest; (ii) Bank is not acting as a municipal advisor or financial advisor to you; (iii) Bank 
has no fiduciary duty pursuant to Section 15B of the Securities Exchange Act of 1934 to you with respect 
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to the transaction contemplated hereby and the discussions, undertakings and procedures leading thereto 
(irrespective of whether Bank has provided other services or is currently providing other services to you on 
other matters); (iv) the only obligations Bank has to you with respect to the transaction contemplated 
hereby expressly are set forth in this Term Sheet; and (v) Bank is not recommending that you take an 
action with respect to the transaction contemplated by this Term Sheet, and before taking any action with 
respect to the contemplated transaction, you should discuss the information contained herein with its own 
legal, accounting, tax, financial and other advisors, as it deems appropriate.  If you would like a municipal 
advisor in this transaction that has legal fiduciary duties to you, you are free to engage a municipal advisor 
to serve in that capacity.  This Term Sheet is provided to you pursuant to and in reliance upon the “bank 
exemption” provided under the municipal advisor rules of the Securities and Exchange Commission, Rule 
15Ba1-1 et seq. 
 
Please review the above terms and conditions and feel free to call me with any questions or comments 
you may have.  If you find the above terms and conditions to be acceptable, please indicate so by signing 
below and returning a faxed copy to my attention by the date which is five days from the date of this letter 
along with a good-faith deposit of $30,000. Upon receipt of the letter and the good-faith deposit, the Bank 
will proceed with the necessary due diligence to prepare and submit your loan request, provided, however 
that in any event, this term sheet will finally expire at 5:00 p.m. Pacific time on that date which is sixty (60) 
days from the date hereof.  Your deposit is refundable, less the Bank’s out of pocket expenses incurred, 
should the Bank decline the financing opportunity discussed herein.  I look forward to hearing from you 
and working with you on this and other transactions. 
 
Sincerely, 
 
 
 
Joanna Lee, Vice President 
Bank of America Merrill Lynch 
Community Development Banking  
 
 
Please submit a loan application as outlined above: 
 
 
Name: _________________________________ 
Title: _________________________________ 
Date: _________________________________ 
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Category 
1 
Individuals and 
Families 
An individual or family who: 
(i) Has an annual income below 30% of median family 
income for the area; AND 
(ii) Does not have sufficient resources or support 
networks immediately available to prevent them from 
moving to an emergency shelter or another place 
defined in Category 1 of the “homeless” definition; 
AND 
(iii) Meets one of the following conditions: 
(A) Has moved because of economic reasons 2 or 
more times during the 60 days immediately 
preceding the application for assistance; OR 
(B)Is living in the home of another because of 
economic hardship; OR 
(C) Has been notified that their right to occupy their 
current housing or living situation will be 
terminated within 21 days after the date of 
application for assistance; OR 
(D) Lives in a hotel or motel and the cost is not paid 
for by charitable organizations or by Federal, State, 
or local government programs for low-income 
individuals; OR 
(E) Lives in an SRO or efficiency apartment unit in 
which there reside more than 2 persons or lives in a 
larger housing unit in which there reside more than 
one and a half persons per room; OR 
(F) Is exiting a publicly funded institution or system of 
care; OR 
(G) Otherwise lives in housing that has characteristics 
associated with instability and an increased risk of 
homelessness, as identified in the recipient’s 
approved Con Plan 
Category 
2 
Unaccompanied 
Children and 
Youth 
A child or youth who does not qualify as homeless under 
the homeless definition, but qualifies as homeless under 
another Federal statute 
Category 
3 
Families with 
Children and 
Youth 
An unaccompanied youth who does not qualify as 
homeless under the homeless definition, but qualifies as 
homeless under section 725(2) of the McKinney-Vento 
Homeless Assistance Act, and the parent(s) or guardian(s) 
or that child or youth if living with him or her. 
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April 12, 2019 
 
RE: Cal Poly Bank of America Project Team 
 
To Whom It May Concern; 
 
Family Care Network would like to express our support for the Chrysalis Creek Housing Project 
concept.  As designed, Chrysalis Creek would provide 40 much needed units for families at 
affordable rates. The concept includes community spaces, gardens and recreational 
opportunities that will enhance the lives of their residence.  
 
There is a substantial and well-documented housing shortage across California. San Luis Obispo 
County’s desirable central coast location and college community make the housing crisis more 
acute, leaving fewer units available and pushing up prices. Zillow has reported that the increase 
in the cost to rent a two-bedroom unit in this area has been greater over the last four years than 
in the rest of the State. For low-income households, the ramifications of the crisis are severe, 
leaving families unstable and often homelessness, affecting both physical and mental health.  
Stable Housing is essential to ensuring that a household has the opportunity to think beyond 
meeting their most basic needs, and thus the time and energy to focus on building skills and 
resources needed to maintain a family and secure their futures. Chrysalis Creek would be one 
step towards addressing a larger community need, and provide a much needed resource to the 
County of San Luis Obispo. 
 
Sincerely,  
 
 
 
Jim Robert 
Founder and CEO 
 
 


May 9, 2019 
Subject: Re: Bank of America Affordable Housing Challenge - Cal Poly 
Nick: 
 
Thank you for sharing your project with the members of the Templeton Area Advisory Group 
(TAAG).  
 
I currently serve as the chair of TAAG, but my comments are made as an individual resident of 
the Templeton area, and not on behalf of TAAG.  Unfortunately, due to scheduling constraints 
with TAAG meetings, TAAG was unable to meet with you to receive a presentation before your 
submission deadline.  
 
I very much appreciate your taking the time to share your work product on a proposal to bring 
additional housing to Templeton —Chrysalis Creek.  As with most California communities, 
Templeton has an existing and future need for intelligently-planned affordable additional 
housing.  Templeton has worked successfully in the past with Self-Help Housing to provide 
additional housing of the kind you are addressing.  
 
You and your group used reliable and traditional data in an innovative manner to anticipate 
Templeton’s affordable housing needs and provided thoughtful and useful suggestions in 
designing 40 two- and three-bedroom units with kitchens and dishwashers, plus community 
spaces, which could address Templeton’s requirements.  I especially like the family- and child-
oriented community features you suggested.   
 
I appreciate your taking the time to share with me this information and hope we will be able to 
share additional such information in the future.  
 
Christopher E. Cobey 
